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OverviewandSummary01RecommendationsTheAtlanticCitystudyareaisanassetforthecityofNorfolkandfortheentireHamptonRoadsregionTheproposedplanforthisareaalongthecityslastopenstretchofwaterfrontwillwhenfullydevelopedoverthenext15to20yearscompletetheredevelopmentofNorfolkswaterfrontfromHarborParkBaseballStadiumontheeasttotheMidtownTunnelonthewestRedevelopmentwouldculminatewiththesignaturehotelmarinacomplexproposedforcompletionoverthelongterminthewesternmostsectionofAtlanticCityThespiritofNorfolkiscapturedbythenewdevelopmentthatrecentlyhastakenplacedowntownandalongthewaterfrontThishasresultedinmorepeoplemovingbackintothecityatrendthatiscontinuingwiththeconstructionofadditionaldowntownhousingTheAtlanticCitysiteoffersthelastmajortractoflandapproximately30acresavailablefornewdevelopmentneartheurbancoreTohelpcreateanewidentityforthisareathepanelhassuggestedthatitberenamedFortNorfolkhasbeenproposedbyboththepanelandsomeresidentsasthenewnamesincethiswouldhelpshowcasethehistoricpropertylocatedwithinitTheredevelopmenteffortfacesnumerouschallengesThecitydoesnotownanylargeparcelsoflandintheareaThereisadiversityofownershipwithcertainexistingandincompatibleusesthatmustremaininadequateinfrastructureandadeterioratedwaterfrontThepanelbelieveshoweverthatamarketforhousingexiststhatcanhelprecreatearenewedsenseofplaceDevelopingamixedusecommunityataneighborhoodscalecanprovideacoherentandattractiveenvironmentthatwillintegrateexistingandproposedbusinessesandmedicalfacilitiesImplementingtheproposedapproachtodevelopmentwillrequirethevariousstakeholderstoworktogetherfortheirowngoodandforthe10goodofthecityperhapsactingasacivicgroupconsistingofbusinessandpropertyownerstomarkettheopportunitiesinherentinAtlanticCityThepanelwarnsagainstpatchworkownershipleadingtopatchworkvisionsThepanelfurtherbelievesthatdevelopmentwilloccurandthereforethatthecityshouldtakechargeoftheprocessandnotsimplyfollowmarketforcesThecitycanachievelongtermvaluebyestablishingapartnershipbetweenthepublicandprivatesectorsTheredevelopmentofAtlanticCitycanbeselffinancinginthemidtolongtermBridgeloanscanbeusedasdevelopmentoccursMajorinfrastructureimprovementscanbefinancedfromthegrowthandincreasingvalueofthedevelopmentThepanelanticipatesthatthepublicprivatepartnershipwillbeabletofinanceitsowndevelopmentovertheyearsTheCOTlceptualPlanThepanelpresentedaconceptforredevelopmentoftheareabasedondesignprinciplesthatprovidelinkagesamonglandusesTheconceptalsoemploysalayeringeffectwithamassingofbuildingsthatincreaseinheighttowardtheinteriorofthepropertytosafeguardviewsofthewaterfrontResidentialstructuresnohigherthanfivestoriespreferablythreetofivestorieswouldbedevelopedalongthewaterfrontwithtallerhigherdensityresidentialbuildingsincorporatingamixofneighborhoodserviceslocatedbehindthemFarthernorthtowardBrambletonAvenueofficeandmedicalfacilitieswouldbeconstructedwhichshouldincorporatesomeexistingbusinessesMedicaluseswouldbeconcentratedprimarilynorthofSouthamptonAvenueandorientedtowardthemaincampusoftheregionalmedicalcentercomplexThepanelsupportsdevelopmentoftheproposedcontinuingcareretirementcommunityAnAdvisoryServicesPanelReport



CCRCasanearlystimulusandanchorforfuturedevelopmentTheplanincludesopenspacesthatprotectandenhanceviewsoftheElizabethRiverTheElizabethRiverTrailwouldentertheareafromdowntownandfollowFrontStreetorthewaterfrontpromenadetoPlumPointandbeyondThepanelproposesastrongstreetscapeandcirculationpatternthatextendsthegridpatternofexistingroadsintoareasofnewdevelopmentBoththestreetpatternandthegraduatedbuildingheightsareimportantdesignelementsthatshouldbeemployedtoofferandprotectviewcorridorsofthewaterfromtheinteriorofthesiteCirculationconsiderationsbeginwithimprovingtheimageofBrambletonAvenueanddefiningthreeaccesspointsintothesiteTheintersectionofBrambletonandColleyavenueshassignificantvisualimportanceasthemainaccesstobothAtlanticCityandtheregionalmedicalcentercomplexAnentrygatewayhereshouldbereconfiguredandincludeaviewsouthtothewaterAsecondentryshouldbelocatedatBrambletonandSecondavenuesleadingintotheresidentialneighborhoodattheeastendoftheareaanddefinedbyanextendedstayhotelthatwouldprovideatransitionintotheareaAttheoppositeendofAtlanticCitytheconceptualplanculminateswithadestinationhotelandalargepublicmarinaeffectivelycompletingtheredevelopmentofthewaterfrontAthirdimprovedaccessfromRiverviewAvenueshouldbeconstructedinconjunctionwiththelongtermdevelopmentofamajorhotemarinaatthewestendofthepropertyFortNorfolkservesasamagnetfordevelopmentinthisareaandthepotentialexistsforanadditionalculturalfacilitynearbyThepanelrecommendsthattheproposeddevelopmentauthorityorsomeotherentityconsiderinstallingatrolleysystemtoservethenewcommunityandconnectittodowntownWhiledesignthemescanbedefinedinadesignoverlaydistrictDODadevelopmentauthoritywillbeneededtofinancetherecommendedimprovementsandoverseeaspecialtaxdistrictThepanelrecommendsthatthedesignatedauNorfolkVirginiaMarch382002ThisvievoftileplerandtheriverIJeyondisframedbytheoldwarehousesonthefvlcLeskeypropertyTileE1iza1Je111RiverTrailiUilSNorioik80tiollsalldcOIWeCTsPOintllumTotileeastbeyondtileintersectionofColleyandBralllbletollavenuessittilePembrokeTowercondomilliumsThebususeelforthepanelssitevisitisparkedbytheoldwarellousesalongFrolltSheet11



NORFOlNthorityagreetofinanceonlyprojectsthatareconsistentwiththedesignconceptsdefinedbytheDODThepanelanticipatesthatthiscanbeaselffinancingprojectthathasthepotentialtocreateanestimated300millioninassessedvaluewithin15to20yearsThepanelrecognizesthatadditionallegalreviewmayberequiredandthatcurrentVirginialawmayneedtobeamendedinordertoimplementtheserecommendationsThepanelalsoproposedaphasingplantoserveasaroadmapfordevelopmentItismeanttobealivingdocumentthatwillbeaffectedby120BJchangingmarketconditionsPhasingbeginswiththepublicprocessofplanningandorganizationfollowedbypredevelopmentandfinancingthendevelopmentimplementationandconcludingwithdevelopmentofthewestendopportunitiesThisplanisconceptualinnaturemeaningthatitisdesignedtoillustratehowlinkagescanbeprovidedamongvariouslandusestocreateacohesiveareaplanTheplanalsoisausefultoolthatcanbeusedtoformulatenextstepsinrealizingtheredevelopmentpotentialofAtlanticCityAnAdvisoryServicesPanelReport



hesubjectpropertyisoneofthelastdevelopablewaterfrontsitesclosetodovvntovvnNorfolkThemovementofpeoplebacktodowntownhousingisagrowingtrendinmanyUScitiesandNorfolkisnoexceptionRecentresidentialdevelopmentintheadjacentWestFreemasonHistoricDistrictandexperiencesinanalogouswaterfrontcommunitieselsewhereinthenationdemonstratethatasegmentofthemarketisinterestedinlivinginanurbanmixeduseenvironmentandthataportionofthismarketiswillingtopayapremiumforpropertiesthatofferwaterfrontviewsandoraccessWhilethepanelexpectsresidentialusestoleaddevelopmenteffortsintheinitialstagesofredevelopmentpotentialnearandmidtermmarketopportunitiesalsoexistforhospitalityusesconvenienceretailmarinaandinstitutionalmedicalofficeusesThesiteislocatedimmediatelyadjacenttotheregionalmedicalcentercomplexwhichcontributesasignificantconcentrationofemploymentandvisitationtothemarketplaceThesitealsoisclosetotheupscaleGhentneighborhoodwhichhasexperiencedasignificantrenaissanceoverthepastseveralyearswithresidentialimprovementsandtheadditionofretailservicesincludingshopsandrestaurantsAtlanticCityrepresentsaveryclearopportunitytomeettwoimportantpublicgoalsThefirstistoaddsignificantlytothesupplyofintownhousingasarticulatedintheComeHometoNorfolkNowinitiativeAwellexecutednewresidentialcommunitycandrawresidentsfromtheregionatlargeandcapturedemandforbothexecutiveandworkforcehousingSecondhousingatappropriatedensitiescanbeacriticallyimportantandlastingsourceofpropertytaxgrowthprovidingaleveragedreturnontherequiredinitialpublicinvestmentsNorfolkVirginiaMarch382002RecentdevelopmentexperienceindicatesasignificantdemandforbothrentalandforsalenewmoderatedensityhousingUrbanhousingdemandtendstobedrivensomewhatbysupplyandrecentprojectsindicatethatdemandisstrongamongtraditionalurbanhousingmarketsegmentswhichincludeyoungprofessionalssinglesanddualincomechildlesscouplesandemptynestersretiredprofessionalsandthoseapproachingtheirretirementyearsBothgroupstypicallyarelookingforthestimulationoflivinginadiverseurbanneighborhoodandtheeaseofmaintenancefreelivingAshasbeendemonstratedlocallythosewhowanttolivedovvntovvnlikelywillpayapremiumforwaterfrontviewsandaccessDemographictrendssuggestthatwiththeagingofthebabyboomersandthematuringoftheechoboomersthebabyboomerschildrenthesetwomarketsegmentswillcontinuetogrowTheshortageofhousingatpricesaffordabletotheentrylevelworkforcealsoshoulddrivedemandforintovvnhousingTherecentprojectsdevelopedindovvntownNorfolkbyCollinsEnterprisesLLCthePierPointeandtheHeritageatFreemasonHarbourwhichofferforsaleandrentalhousingrespectivelyindicatesubstantialmarketdepthathighervaluesthananticipatedbyexperiencedrealestatedevelopersinthelocalmarketThevaluesachievedbytheseprojectsgivereasonforoptimismaboutwhatmightbeachievedontheAtlanticCitysiteTheregionalmedicalcentercompleximmediatelyadjacenttothesiteoffersauniqueopportunityforanynewhousingespeciallyrentalhousingtocaptureasignificantnumberofthecomplexs10000employeesasresidentsWiththeirlongandirregularworkhoursmedicalprofessionalstendtovaluetheconvenienceofclosetoworklivingConsiderabledemandalsoshouldexistforforsalehousingtargetedtohigherincomemed13
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